Chapter 1.0 - Infroduction

1.0 INTRODUCTION

This Environmental Impact Report (EIR) evaluates the potential environmental effects associated with the
implementation of the proposed Dos Colinas project as described in Section 3.0 Project Description of this
EIR. The EIR is intended to provide information to the City of Carlsbad, public and quasi-public agencies
and groups, and the general public regarding the potential environmental impacts, mitigation measures,
and alternatives to the proposed project.

The proposed Dos Colinas project consists of 55.7 gross acres of land located in the northeast quadrant of
the City of Carlsbad (City), San Diego County. Generally, the project site is located approximately 3 miles
east of Interstate 5 and 2.5 miles south of State Route 78. More specifically, the site is located north of the
intersection of Sunny Creek Road and College Boulevard, east of El Camino Real, and south of Cannon
Road. The future alignment of College Boulevard Reach “A" will define the eastern boundary of the
Continuing Care Retirement Community site, as well as the western boundary of the affordable housing
site.

The proposed project consists of two separate sites: 1) the Continuing Care Retirement Community (CCRC)
site; and, 2) the affordable housing site. The CCRC site would be developed with a total of 309-units which
include a mixture of detached cottages, as well as independent and assisted living units. A portion of the
CCRC site will aiso be developed to accommodate the relocation of a recreational vehicle (RV) storage
and garden area to serve the residents of Rancho Carlsbad Estates. The affordable housing site would be
developed with a 29-unit affordable housing complex located on a non-contiguous parcel located
approximately 400 feet south of the CCRC site.

The CCRC and affordable housing sites will be developed by separate minor subdivision applications (MS
09-03 and MS 09-04) and are being processed independently pursuant to the Subdivision Map Act
(Government Code §66410). However, due to the proximity of the sites, timing of development, and the
similarity of the environmental constraints and impacts, the two minor subdivisions are being considered as
a single project pursuant to the California Environmental Quality Act (CEQA)).

The proposed project involves the following legisiative actions: General Plan Amendment (GPA 09-02),
Zone Change (IC 09-02), Residential Mobile Home Park Amendment (RMHP 96-01(D)), Specific Plan 191
Amendment (SP 191(C)), and Local Facilities Management Plan Zone 15 Amendment (LFMP 15(E)) by the
City of Carlsbad.

The discretionary actions include a Site Development Plan {SDP 09-02), Floodplain Special Use Permit (SUP
09-02), Hiliside Development Permit (HDP 09-02), Habitat Management Plan Permit (HMP 09-02), Variance
(V 09-02), and HMP Consistency Findings. Additional City actions include approval of two Minor Subdivision
applications (MS 09-03 and MS 09-04).
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1.1 Legal Requirements

The City of Carlsbad is the lead agency for the preparation of this ERR as defined by CEQA (Public
Resources Code Section 21067 as amended).

This EIR was prepared in accordance with the current guidelines for the preparation of EiRs issued by the
City of Carlsbad (Carlsbad Municipal Code Title 19) and complies with all criferia, standards and
procedures of the Califomia Environmental Quality Act {CEQA) of 1970, as amended (Public Resources
Code Section 21000 et seq.); and the Guidelines for Implementation of the California Environmental Quality
Act (CEQA Guidelines) published by the Resources Agency of the State of California {California
Administrative Code Sections 15000 et. seq.).

This EIR is intended to provide information to public agencies, the general public, and decision makers,
regarding the project-specific and cumulative environmental impacts of the proposed project. Under the
provisions of CEQA:

“The purpose of an environmental impact report is to identify the significant effects on the
environment of a project, to identify alternatives to the project, and to indicate the
manner in which those significant effects can be mitigated or avoided.” (Public Resources
Code Section 21002.1{a)).

1.2 Project Background

1.2.1 Notice of Preparation

The City of Carlsbad issued a Notice of Preparation (NOP) for the preparation of an Environmental Impact
Report for the proposed project on November 21, 2009. The NOP was mailed to city, county, and state
and federal agencies, other public agencies, and various interested private organizations and individuals.
The purpose of the NOP was to identify public agency and public concerns regarding the potential
impacts of the proposed project, and the scope and content of environmental issues to be addressed in
the EIR. Comment letters in response to the NOP were received from the U.S. Fish and Wildiife Service and
California Department of Fish and Game (joint letter), U.S. Army Corps of Engineers, Endangered Habitats
League, San Diego County Archaeological Society, Inc., Preserve Calavera, Friends of Aviara, Tania M.
Azar (resident), Julie Leader (resident), and Richard and Shirley Russell (residents).

The City of Carlsbad held a public scoping meeting for the project on December 10, 2009, to obtain input
as to the scope of environmental issues to be examined in the EIR. Members of the public were invited to
ask questions regarding the proposed project and the environmental review process, and o comment in
writing on the scope and content of the EIR. Written comments received during the 30-day review period
for the NOP as well as during the public scoping meeting are included as Appendix A of this EIR.
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1.3 Availability of Reports

This Draft EIR is available for public review at the City of Carlsbad Planning Department, 1635 Faraday
Avenue, Carlsbad, California 92008. Copies are available to the public upon payment of a charge for
reproduction. Copies are also available for review at the following locations: 1) City Clerk's Office, 1200
Carlsbad Village Drive; 2) Georgina Cole Library, 1250 Carlsbad Village Drive; and, 3) Carlsbad Main
Library, 1775 Dove Lane. Documents at these locations may be reviewed during regular business hours. The
Draft EIR is also posted on the City of Carlsbad’s official website at www.carlsbadca.gov.

1.4 Comments Requested

Comments of all public agencies, organizations, and individuals are invited regarding the information
contained in this Draft EIR. All comments on the Draft EIR should be sent to the following City of Carlsbad
contact:

Shannon Werneke, Associate Planner
City of Carlsbad

1635 Faraday Avenue

Carlsbad, CA 92008-7314

Following the 45-day public review and comment period for the Draft EIR, the City will prepare a written
response for each written comment received on the Draft EIR. The written comments and City responses to
those comments, as well as any required EIR changes, will be incorporated into a Final EIR. The Final EIR will
be certified by the City at the time the project is considered for approval.

1.5 Structure of this EIR

1.5.1 Draft EIR

The structure of the EIR is identified in the Table of Contents. Volume | of this EIR is organized info eight
sections:

Section 1.0 Infroduction, provides a brief intfroduction of the project, legal requirements, and purpose of
an EIR, project background, availability of reports, and comments requested on the Draft EIR.

Section 2.0 Executive Summary, provides a summary of the proposed project, including a summary of
project impacts, mitigation measures, and project alternatives.

Section 3.0 Project Description, provides a detailed description of the proposed project including on-
and off-site improvements, development characteristics, land uses, and discretionary actions.

Section 4.0 Environmental Setting, provides a general description of the environmental setting of the
project. A more detailed description of the environmental setting is provided within each
environmental issue discussion located within Section 5.0.
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Section 5.0 Environmental impact Analysis and Mitigation Measures provides a detailed analysis of
project impacts and identifies mitigation measures designed to reduce significant impacts.

Section 6.0 Alternatives to the Proposed Project provides a description of, and analysis of alternatives to
the proposed project.

Section 7.0 Analysis of Long-Term Effects discusses the cumulative impacts, significant irreversible
environmental changes, unavoidable significant environmental impacts, and areas of no significant
impact.

Section 8.0 References lists the references and persons responsible for preparation of the EIR.

Appendix A includes the Notice of Preparation and Public Comment Letters associated with the
proposed project.

1.5.2 Technical Appendices

The technical reports for traffic, air quality, greenhouse gases, noise, biology, cultural resources,
paleontology, geology, hazards and hazardous materials, and hydrology/water quality are provided on
the attached CD found on the back cover of this EIR.
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2.0 ExecuTiVE SUMMARY

2.1 Project Location

The proposed Dos Colinas project is located in the northeast quadrant of Carisbad {City), San Diego
County. Generdlly, the project site is located approximately 3 miles east of Interstate 5 and 2.5 miles south
of State Route 78. More specifically, the project site is located north of the intersection of Sunny Creek
Road and College Boulevard, east of El Camino Real, and south of Cannon Road. The future alignment of
College Boulevard Reach “A" will define the eastemn boundaries of the Continuing Care Retirement
Community site, as well as the western boundary of the affordable housing site.

2.2 Project Description Summary

The Dos Colinas project consists of three primary components: 1) the development of a 309-unit Continuing
Care Retirement Community {CCRC); 2) the relocation and reconstruction of a recreational vehicle (RV)
storage and garden area for the residents of Rancho Carlsbad Estates; and, 3) the development of a 29-
unit income restricted multi-family development (i.e., apartments).

Continuing Care Retirement Community

The CCRC project is comprised of a totat of 309 units. The housing types include detached cottages, and
attached independent living and assisted living units. Each of the CCRC unit-types will be available for
lease only and professional care services, including dietary and medical services, as defined pursuant to
Carlsbad Municipal Code Section 21.04.295, will be provided on-site. Support services such as meals,
housekeeping, laundry, transportation, social/personal care services, and recreational activities will also be
provided on-site. The CCRC community will be licensed by the California State Department of Social
Services as a "Continuing Care Retirement Community.” Additionally, the assisted living component of the
project will be subject to a license from the California State Department of Social Services to operate as
“Residential Care Facility for the Elderly.” Given the nature of the services provided on a daily basis, the
CCRC will be classified as a professional care facility.

RV Storage/Garden Site

The proposed project also involves the relocation and reconstruction of an existing recreational vehicle
storage and garden lot for the Rancho Carlsbad Estates community. This area will be relocated from ifs
current location off-site on APN 168-050-36 to the project site. The relocation of the existing RV storage and
garden areas is required as a mitigation measure for the previously-certified Calavera Hills Master Plan
Phase I, Bridge and Thoroughfare District No. 4 & Detention Basins Environmental Impact Report (EIR No. 98-
02, SCH No. 99111082).

The RV storage and garden lot is proposed fo be located along the northwestern boundary of the project
site adjacent to the western extent of the CCRC site.
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Affordable Housing Site

The affordable housing site is proposed to be developed on a 3.2-gross acre vacant parcel located
approximately 400 feet southeast of the CCRC and RV storage and garden parcels. The subject parcel is
proposed to be subdivided into two lots which will accommodate the affordable housing development as
well as open space to preserve the area encompassing Agua Hedionda Creek and the supporting riparian
canopy. A total of 29 low-income multi-family affordable units are proposed.

2.3 Environmental Impacts

The City of Carlsbad has determined that the proposed project may have a significant effect on the
environment and that preparation of an Environmental Impact Report (EIR) is required pursuant to CEQA
and State CEQA Guidelines. The environmental issue areas examined in this EIR are land use,
traffic/circulation, air quality, greenhouse gas emissions, noise, biological resources, cultural resources,
geology/soils, paleontological resources, hazardous materials and hazards, grading and aesthetics,
hydrology/water quality, population/housing, and public services and utilities.

Table 2-1, at the end of this section, provides a summary of the potential environmental impacts, mitigation
measures to reduce potential significant impacts associated with the proposed project, and the level of
significance of each impact after the implementation of proposed mitigation measures. The table is
provided in a hierarchy of impacts with three overall impact categories. These impact categories are as
follows: Category | - Significant and Unavoidable Impacts; Category Il - Impacts Mitigated to a Level of Less
Than Significant; and, Category i — Less Than Significant Impacts.

As identified in Table 2-1, the following impacts have been identified associated with the proposed project:

Category | - Significant, Unmitigable Impacts
No significant, unmitigable impacts associated with implementation of the proposed project have been
identified.

Category Il - Impacts Mitigated to a Level Less Than Significant
implementation of the proposed project will result in significant impacts as a result of future construction
and operation activities that will occur within the project site. Significant impacts have been identified to
the following environmental issue areas:

*  Air Quality {Short-term Construction) * Paleontological Resources

*  Greenhouse Gas Emissions ¢ Hazardous Materials and Hazards
¢ Noise ¢ CGrading and Aesthetics

¢ Biological Resources ¢ Hydrology/Water Quality

¢ Cultural Resources *  Public Services and Ufilities

+  Geology/Soils
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Implementation of proposed mitigation measures identified in this EIR will reduce the impact to these
resource areas to a level less than significant.

Category Il = Less than Significant Impacts

Impacts were determined to be less than significant for the following areas:

. Land Use
. Traffic/Circulation
. Population/Housing
. Agricultural and Forest Resources (see Section 7.5.1)
. Mineral Resources (see Section 7.5.2)
. Recreation (see Section 7.5.3)
2.4 Potential Areas of Controversy and lIssues to

be Resolved

The State CEQA Guidelines Section 15123(b}(2) requires the identification of areas of controversy known to
the lead agency. including issues raised by agencies and the public. Concerns identified by those
responding to the NOP (see Appendix A} include:

+ Project impacts on sensitive biological resources, and the project's compliance with the
requirements and standards of the City's Habitat Management Pian (HMP).

» Potential impacts on regional and local wildlife movement corridors.

+ The proposed project’s potential effects on hydrology (floodplain modification) and corresponding
consistency with the City's HMP as it relates to development in the floodplain,

+ The project's potential effects on water quality within the Calavera Creek and Agua Hedionda
Creek watersheds, which are tributary to the Agua Hedionda Lagoon.

+  Potential indirect impacts to the corridor functions of the Agua Hedionda Creek associated with
the proposed project, which would introduce development adjacent to the creek. Potential
indirect effects include noise, lighting, and inevitable human intrusion into the creek that could
degrade the biological values of the creek.

+ Project impacts on the City's adopted Drainage Master Plan with respect to whether the project
would affect any anticipated maintenance program for the creek or associated drainage
infrastructure.

+ Compliance with the recommendations included in the Agua Hedionda Watershed Management
Plan.
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* Direct and indirect impacts to wetlands.

* Impacts to potentially significant cultural resources.

+ Suitability of the affordable housing site for smart growth.

*  Appropriateness of the proposed high density land use in consideration of existing rural properties.

+ Safety impact for seniors, emergency vehicles, delivery trucks, and employees due to various
project components (i.e., medical facilities, residential, open space).

»  Future traffic volumes and the potential for increased fraffic.
+ Impact to air quality due to significantly greater traffic and emission pollutants.
*  Visual and construction-related impacts associated with mass grading of the site.

*  Economic viability of the Continuing Care Retirement Community.

Areas of controversy identified by those who attended a public scoping meeting on the proposed project
include:

» Health issues related to fugitive dust and noise during the construction phases of the project and
the mitigation measures that would be implemented.

+«  Cumulative impacts.

»  Potential significant increase in water demand and usage during mandatory water restrictions.

*  Visual impacts associated with views of construction equipment from surrounding homes.

« Safety and hazard impacts related to construction of the proposed College Boulevard Reach "A."

»  Potential for an increase of cars parked on the street and vandalism in the surrounding community
due to aninflux of new residents on the affordable housing site.

All comments to the NOP and scoping meeting have been reviewed and addressed in this Draft EIR.

Issues to be Resolved

The State CEQA Guidelines Section 15123(b)(3) also requires a discussion of issues to be resolved including a
choice of alternatives and whether or how to mitigate the significant effects. Based on all information
included in the Record of Proceedings, the City Council must decide whether or not the EIR was prepared
in compliance with CEQA (Public Resources Code 21000, et. seq.) and Guidelines for Implementation of
CEQA (California Code of Regulations Section 15000, et. seq.). If deemed compliant with CEQA, the City
Council shall certify the EIR and consider whether to approve the proposed project or one of the project
alternatives. Furthermore, the City Council must decide if the proposed mitigation is adequate and choose
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whether or how to mitigate any significant impacts. Alternatives to the proposed project have aiso been
identified that would reduce or avoid the potentially significant impacts associated with the project. These
alternatives include the No Project/No Development Alternative, Existing General Plan Alternative, and No
Affordable Housing Alternative. The City Council would need to decide to approve one of the four
alternatives discussed in this EIR instead or approve the proposed project.

2.5 Alternatives to the Proposed Project

The following alternatives have been evaluated and discussed in detail in Chapter 6, Alternatives, in this
EIR:

No Project/No Development Alternative. The No Project/No Development Alternative assumes that the Dos
Colinas project, as proposed, would not be implemented and the project site wouid not be developed.
The No Project/No Development Altemnative would not provide new assisted living units and affordable
housing to meet the needs of the City of Carlsbad's anticipated population growth. Overall, the No
Project/No Development Alternative would not meet any of the project objectives.

Existing General Plan Alternative. The Existing General Plan Alternative assumes that the project site would
be developed pursuant to the specifics of the existing General Plan land use designations.  Under this
scenario, development of the project site would be primarily a series of single-family residential subdivisions
(residential low-medium density) approximating 4 dwelling units per acre. Open space areas, similar to the
existing open space areas that suround the site, will be maintained. The entire CCRC site would consist of
residential units and the affordable housing site would consist of both open space and residential. As
compared to the proposed project, the Existing General Plan Alternative would provide 136 less dwelling
units than the proposed project, assuming that the CCRC site is considered a residential use (the CCRC
facility is considered a commercial use under the proposed project due to the specific type of operation
proposed}.

The Existing General Plan alternative would not include the development of a continuing care retirement
commuhify, although, it is assumed that the RV storage/garden area would be included. The low and
medium density residential character of the project would discourage affordability of residential units, and
thus not result in the provision of moderate-priced housing pursuant to the Regional Housing needs.
Grading is assumed to be similar in area and quantity as the proposed project.

No Affordable Housing Alternative. Under this alterative the proposed affordable housing site would not
be developed with 29 affordable housing units and would remain vacant land. The affordable housing
units would be developed either within the proposed development on the CCRC site, or at another
location off-site.
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Chapter 3.0 - Project Description

3.0 ProJect DESCRIPTION

3.1 Site Location and Descripftion

The proposed Dos Colinas project, which includes a Continuing Care Retirement Community (CCRC), @
recreational vehicle storage area and garden plots for Rancho Carlsbad Estates, and an affordable
housing component, consists of 55.7 gross acres of land located in the northeast quadrant of Carlsbad
(City), San Diego County. Carlsbad is a coastal city located 30 miles north of downtown San Diego. The
City is bordered to the north by the city of Oceanside, to the south by the city of Encinitas, to the east by
the cities of Vista and San Marcos, and on the west by the Pacific Ocean. The project site is located
approximately 3 miles east of Interstate 5 and 2.5 miles south of State Route 78. Figure 3-1 depicts the
location of the project site from a regional perspective.

More specifically, the project site comprises three iregularly-shaped parcels which are located north of
Sunny Creek Road, east of El Camino Real, and south of Cannon Road. The future alignment of College
Boulevard Reach "A" will define the eastern boundaries of the CCRC site as well as the western boundary
of the affordable housing site. Figure 3-2, Vicinity Map, depicts the project site in the context of the local
circulation system. The CCRC/recreational vehicle storage area, and affordable housing sites will be
developed by separate minor subdivision applications (MS 09-03 and MS 09-04) and will be processed
independently pursuant to the Subdivision Map Act {Government Code §66410). However, the two minor
subdivisions are being considered as a single project pursuant to CEQA due to the proximity of the sites,
timing of development, and the similarity of the environmental constraints and impacts. In addition, in
order to facilitate the relocation of the recreational vehicle area associated with MS 09-04, a phased map
may be recorded. The details of the potential phasing are discussed below under Section 3.2.2.

Continving Care Retirement Community (CCRC) Parcels (MS 09-04). The CCRC site has a combined area
of 52.5 acres (gross acres including the RV storage/garden area) and consists of Assessor Parcel Numbers
[APNs) 209-060-70 and 209-060-71. Figure 3-3 depicts the APNs for the project site and the immediate
surrounding area. The CCRC site primarily consists of vacant land, large portions of which have been
historically utilized for agricultural operations. An unoccupied single-family home and equestrian-related
accessory structures are located on the southern portion of the CCRC site. In addition, Agua Hedionda
Creek runs from east to west along the southemn boundary of the CCRC site. The CCRC site is located
adjacent to and east of Rancho Carlsbad Estates and the Rancho Carlsbad Golf Course.

The easterly boundary of the CCRC site will be defined by the future extension of College Boulevard Reach
“A." (EIR No. 98-02, SCH No. 99111082). The approved Cantarini Ranch and Holly Springs residential
subdivisions (EIR No. 02-02, SCH No. 2002101081) are located generally to the north and east of the CCRC
site. Topographicdlly, the site is characterized by steep-to-gently sloping terrain. The southwestern portion
of the site consists of relatively level, low-lying terrain (i.e., Agua Hedionda Creek area) while two large hills
with slopes up to 40% and ranging in elevation from 59 to 144 feet above mean sea level (MSL) encompass
the central portion of the site.
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Chapter 3.0 - Project Description

Affordable Housing Parcel (MS 09-03). The affordable housing site is located on APN 209-060-68
approximately 400 feet southeast of the CCRC site. The 3.2-acre parcel (gross) also currently consists of
vacant land which has been historically used for equestrian-related uses. Agua Hedionda Creek parallels
the northern property line and crosses from east to west through the northeastern corner of the lot. The site
is bounded by the Agua Hedionda Creek to the north, the Terraces of Sunny Creek affordable multi-family
development (high density) to the east, a remnant sliver of open space as well as the existing Terraces
single-family development to the south, and equestrian-related structures to the west. Once the
construction of College Boulevard Reach “A" is completed, the parcel's western boundary will be defined
by College Boulevard. Topographically, the site is generally flat and the elevation change from the
northern property line ranges from 73 feet above MSL (i.e., northern property line) to 60 feet above MSL
(i.e., southern property line).

3.2 Project Characteristics

The Dos Colinas project consists of three primary components: 1) the development of a 309-unit Continuing
Care Retirement Community (CCRC); 2) the relocation and reconstruction of a recreational vehicle (RV)
storage and garden area for the residents of Rancho Carlsbad Estates; and, 3) the development of a 29-
unit income restricted multi-family development (i.e., apartments). Figure 3-4 provides an overview of the
project components. Table 3-1 provides a summary of the project characteristics. Figure 3-5 depicts the
proposed parcel line exhibit for the CCRC site. The proposed RV storage/garden area would be located
within proposed Parcel 2 as shown in Figure 3-5. The CCRC facilities, detention, and open space parcels
would be located in Parcels 1, 3, and 4.

3.2.1 Continuing Care Retirement Community

The CCRC project is comprised of a total of 309 units which would be located within Parcel 1 (Figure 3-5).
The housing types include detached cottages, and attached independent living and assisted living units.
Each of the CCRC unit-types will be available for lease only and professional care services, including
dietary and medical services, as defined pursuant to Carlsbad Municipal Code Section 21.04.295, will be
provided onsite. Support services such as meals, housekeeping, laundry, transportation, social/personal
care services, and recreational activities will also be provided onsite. The CCRC community will be
licensed by the California State Department of Social Services as a “"Continuing Care Retirement
Community." Additionally, the assisted living component of the project will be subject fo a license from the
California State Department of Social Services to operate as a "Residential Care Facility for the Elderly.”

Parking for the IL buildings will be provided by a subterranean parking garage ({52 spaces) located within
Building #3 as well as a surface parking lot (280 spaces) which is intended to be shared with the assisted
living unit building. Figures 3-6q, 3-6b and 3-7 provide architectural elevations of the proposed IL buildings.
Table 3-2 provides a detailed breakdown of the parking requirements and spaces provided.

Given the nature of the services provided on a daily basis, the CCRC will be classified as a professional
care facility (i.e. commercial development) pursuant to the Carlsbad Municipal Code.
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Chapter 3.0 - Project Description

TABLE 3-1
Project Development Summary

52.5 gross acres

49 3 net acres (3.2 acres associated with College Boulevard)

41.8 acres net developable

Parcel #1 — Continuing Care
Retirement Community Parcel

36.13 net acres

Independent
Living Units

166 Independent Living
Units, Three, three-story
buildings, 311,907sq. ft.

Assisted Living

81 Assisted Living Units

Units (95 beds total)
One, two-story building,
82,070sq. ft.
Cottages 62 single-story cottages,
80,862 sq. ft.
Parcel #2 - RV 6.73 net acres - --
Storage/Garden areq
Parcel #3 - Open 1.2 net acres - -
Space/Biological
Conservation Easement
Parcel
Parcel #4 - Open Space 5.19 net acres - -
Parcel Bio/Equestrian
TOTAL CCRC Units 309
TOTAL CCRC Square Footage 474,839sq. ft.

3.2 gross acres
2.66 net acres {0.53 acres associated with College Boulevard)

2.27 net developable

Parcel #1 - Multi-Family Parcel

1.99 acres

Affordable
Housing Units

29 Affordable Units, One,
Three-Story Building

Parcel #2 - Open
Space/Biological
Conservation Easement
Parcel

0.67 acres

Source: Irwin Pancake Architects, 2010.
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Chapter 3.0 - Project Description

Independent Living (IL) Units. A total of 166 independent living (IL) units, consisting of 59, one-bedroom and
107, two bedroom units, will be located within three, three-story buildings. The IL buildings will be located in
the central portion of the CCRC site, approximately 15-25 feet below the finished surface elevation of
College Boulevard Reach "A." The IL buildings will have a combined floor area of 311,907 square feet and
a maximum height of 35 feet (with architectural projections up to 47 feet in height).

Assisted Living (AL) Units. A total of 81 assisted living (AL) units (total of 95 beds) will be located within one,
two-story building, which will be detached from, and located south of the independent living unit buildings.
The two-story AL building ranges in height from 27 to 30 feet (with architectural projections up to 37 feet in
height) and has a floor area of 82,070 square feet. The AL building will be located approximately 5-10 feet
below the finished surface elevation of College Boulevard Reach "A." As indicated above, parking will be
provided by a 280-space surface parking lot. While reciprocal parking will exist between the independent
and assisted living unit buildings, surface parking spaces are proposed directly adjacent to the east and
southern building elevations of the assisted living building; therefore, the spaces will be convenient and
accessible to the assisted living residents. Figures 3-8a and 3-8b provide architectural elevations of the
proposed assisted living building.

Cottages. A total of 62 single-story cottages, several of which will be attached to create duplexes, are
proposed to be located in three clusters throughout the CCRC development (i.e., northemn, southern, and
western clusters of cottages). The cottages will have a maximum height of 18 feet and range in size from
1,140 square feet to 1,650 square feet. A breakdown of the unit types is as follows:

* 4, one bedroom/one bathroom + den
* 10, two bedroom/two bathroom
* 17, two bedroom/two bathroom + den
* 9, three bedroom/two bathroom

* 22, one bedroom/one bathroom + den designed as duplexes (i.e., total of 11 duplexes)

Parking for each of the cottages/duplexes will be provided by an attached two-car garage. A total of 18
guest parking stalls will also be provided and appropriately distributed throughout each cluster of cottages.
Figures 3-9 and 3-10 provide architectural elevations for the Cottages.

Staffing/Operations. Staffing for Dos Colinas will consist of approximately 180 “full-time equivalent” (FTE)
employees. The facility will run a three-shift operation to provide 24-hour coverage and care for its
residents. The largest shift will consist of approximately 80 people and will staff the community during the
normal weekday period (“business hours"). During the evening shift, the number of employees onsite will
drop to approximately 40 people while approximately 20 will work the overnight shift. Peak street traffic
resulting from employees will occur around shift changes at 7:00 a.m., 3:00 p.m., and 11:00 p.m. Deliveries
will occur on weekdays with a range of two to five deliveries per day, scattered throughout the day.
Deliveries will typically be single unit trucks and vans.

Dos Colinas Draft EIR 3-8 September 2010
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Chapter 3.0 - Project Description

Independent Living

TABLE 3-2
Parking Summary

166 Units: 1.7 Spaces per Unit
166 x1.7 =282.2

Assisted Living

95 Beds (81 Units): 0.45 Spaces/Bed

ndergrund (Stcndc) =52
Open/Bay/Parallel = 234
Handicapped (Incl. Garage) = 14

| Cotlages North - 40 Units

95 x0.45=42.75 Compact =32
Independent/Assisted Living
Total 326 332
Guest Total 1 space per 5 units is included in the 1.7 spaces/unit noted above
TOTAL 326 332

: 1.5 Spaces per Unit

. . Cottages _
Residential 1 5x 40 = 60 Garages = 80
Residential Total 60 80
Cottages: 0.2 Spaces per Unit _
Guest (1in 5 spaces) S?gr;(:!;lr; - 3
0.2x40=8
Guest Total 8 10

68

i

Cottages: 1.5 Sp(ccres per Unit

90

Garages = 18

[ Coftages South - 13 Unlts_

Residential 1 5%9 =135
Residential Total 14 18
Cottages: 0.2 Spc_ces per Unit standard = 5
Guest (1 in 5 spaces) Parallel = 0
02x9=18
Guest Total 5
TOTAL

Coftages: 1.5 Spoceé perUni’r

Residential 15x13=19.5 Garages = 26

Residential Total 20 26

Cottages: 0.2 Spqces per Unit standard = 2

Guest (1in 5 spaces) Parallel = 1
02x13=246

Guest Total 3 3
23

3 - ;‘ ;gw)

1 BdrM/Sfudlo UnIfS:“] 5 épcces per Unit

29

Grand Total

. . 1.5x23 =345
Residential 2 and 3 Bdrm Units: 2 Spaces per Unit Standard = 46
2x6=12
Residential Total 46.5 46
. Standard = 2
Guest 025 Sg’_ggj;gf;{gg Handicapped i 3
Compact =5
Guest Total 7.25 10
54_

56

Hunsaker & Associates, Inc., 2010

Source:
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Chapter 3.0 - Project Description

Project Site Access. Primary access to the CCRC project site will be provided by two signalized private
driveways located off of the extension of College Boulevard Reach "A" (EIR 98-02, SCH No. 99111082). In
addition, an emergency access driveway which connects to Rancho Carlsbad Estates via Rancho
Carlsbad Drive is proposed adjacent to the southern perimeter of the RV storage area (discussed in Section
3.2.2 below). The emergency access driveway will also provide secondary access to College Boulevard
for Rancho Carlsbad Estates. A private access road for the maintenance of off-site sewer improvements is
also proposed in between the northem cluster of cottfages and a proposed hydromodification basin. The
private road will tie into Don Carlos Drive to the north, which is a private driveway located within the
Rancho Carlsbad Estates recreation parcel. These off-site improvements are described further in Section
3.3, Off-Site Improvements.

CCRC Internal Access. Internal access throughout the CCRC will be provided by a locped spine road
designed around the IL and AL buildings, with separate private roads/driveways proposed off of the
“spine"” road and interconnecting walkways for each of the cluster cottages. The road would be located
to the rear of the IL buildings and would serve as a promenade for the residents while also providing
emergency fire access. The 28-foot-wide roadway would include enhanced asphalt concrete paving,
areas of accent paving, entrance walkways, street lights, and safety fencing. A looped driveway for the
northern cluster of cottages which connects to the main looped road around the CCRC development will
also be provided.

Recreation Amenities

Independent Living Units and Coftages. A total of four recreation courtyards are proposed in
between each of the wings (i.e., west) of the IL buildings. The courtyards will be available for use
by the IL and cottage residents. Amenities such as putting greens, a koi pond, bocce ball, a
swimming pool and spa, picnic areas, outdoor garden area, as well as a greenhouse/gardening
center will be provided. Each of the courtyards will be accessed by the residents of the cottages
via a pedestrian promenade. Figures 3-11 and 3-12 provide the landscape vignette of each of the
courtyards. With the exception of emergency fire access, no vehicular access will be allowed
throughout the promenade. Interior recreation amenities include a gaming room, card room,
wine bar, billards, art studio, gym, salon/spa, theater, lounge, gift shop, and a computer/internet
area. In addition, parks, plazas, and open space with passive recreation will be provided
throughout each cluster of cottages. The park and plaza near the northern cottage cluster would
include the following: infimate amphitheater; fountain; seating areas; children's play structure;
flower garden; raised planter with annuat flower color; shade trellis; garden art; fireplace; picnic
tables; and barbeque area. Figure 3-13 provides a landscape vignette for the park near the
northern cottage cluster. The open space with passive recreation near the southern cotftage
cluster would include an overhead trellis, seating areas, a pedestrian walkway, fruit trees, and a
raised planter with garden art and flower color.
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Chapter 3.0 - Project Description

Assisted Living Units. A total of three courtyards are proposed for the AL units. Due to the nature of
the care provided to the residents, the courtyards will only be available for use by the AL residents
and will not be accessible from the exterior perimeter of the building, unless in the event of an
emergency. Each courtyard will be landscaped and include seating areas. Interior amenities for
the AL building include a library, arts and crafts room, a theater, as well as several living/sitting
rooms.

Open Space Lots. Two lots are proposed to be designated as Open Space along the western {1.21 acres)
and southern (5.19 acres) boundaries of the site. The 1.21-acre open space lot will preserve native upland
habitat. The 5.19-acre open space lot will preserve a large riparian area, which includes Agua Hedionda
Creek (i.e., the remaining portion of APN 209-060-71). The designation of the remaining portion of APN 209-
060-71 as open space is not intended to preclude the use of the property for potential future habitat
restoration projects. The 1.21-acre open space lot will be preserved in accordance with the requirements
of the HMP, which includes the establishment of a biological conservation easement, endowment, as well
as on-going monitoring and maintenance responsibilities.

Detention Basins. Five unlined ponding areas, located within three proposed detention basins (West,
Central, and South) would be located throughout the CCRC site to treat post-construction stormwater
runoff and assist with flood control (see Figure 3-4). The detention basins would target coarse sediments
and frash, as well as pollutants that are associated with fine particles. The basins would collect the first flush
runoff volume and retain it in each basin for a period of 24-72 hours. The runoff volumes contained below
the overflow elevation of the basin riser would be slowly discharged from the treatment control basin via a
low flow orifice in the basin riser. After passing through the riser, an outlet pipe would dewater the basin
and discharge runoff to the receiving storm drain.

3.2.2 RV Storage/Garden Site

As a result of the construction of College Boulevard Reach “A," access to the existing RV storage and
garden areas for Rancho Carlsbad Estates (currently located on APN 168-050-36) will be eliminated (see
Figure 3-3). Pursuant to mitigation measures set forth in the previously-certified EIR for the Cclovéro Hills
Master Plan Phase II, Bridge and Thoroughfare District No. 4 & Detention Basins (EIR $8-02, SCH 99111082),
the applicant for the development of College Boulevard Reach “A" is responsible for the relocation of the
RV storage area as well as securing alternate pedestrian and vehicular access to the new storage area. As
the Dos Colinas project proposes the construction of College Boulevard Reach “A," the proposed project
also involves the creation of a new recreational vehicle storage and garden lot for the Rancho Carlsbad
Estates community which meets the minimum specifications of the mitigation measures pursuant to EIR 98-
02.

In order to facilitate this relocation, @ map would be recorded to aliow the transfer of ownership of the new
proposed RV storage and garden parcel to Rancho Carlsbad Estates prior to mapping the larger CCRC
site development.
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Chapter 3.0 - Project Description

The RV Storage and Garden lot is proposed to be located along the northwestern boundary of the project
site as shown on Figure 3-4. The new RV storage and garden areas (exclusive of drive aisles and tandscape
pockets) have proposed sizes of 38,175 and 31,700 square feet respectively. The RV storage area would
provide 64 recreational vehicle spaces and 6 standard passenger vehicle spaces. An 4,980 square foot
car wash, RV wash down area, and sewer dump station would be provided at the very southern end of the
RV storage area immediately inside the entrance to the facility, and generally north of the proposed CCRC
site west detention basin. An 8-foot high concrete block wall, with a two-foot high landscaped berm
placed at the front toe of the wall, will be constructed on the perimeter of the RV storage lot. The wall will
have an earth tone "splitface” with pilasters at intervals, with a cultured stone facing and a brick cap.

The grading to support the new RV storage area would include the placement of approximately 5-6 feet of
fill above the existing grade which is currently located within the floodplain. The existing elevation at the
RV storage site is approximately 59 feet and the proposed pad (parking lot) elevation would be 64 feet.
The site would also be graded to provide water quality bio-retention and to address hydromodification
impacts. Details regarding floodplain impacts can be found in Section 5.12-Hydrology/W ater Qudlity of this
EIR.

RV Storage/Garden Site Access. The RV storage and garden lot will be privately utilized and is intended to
ultimately be owned and maintained by the residents of Rancho Carlsbad Estates. Therefore, primary
access to the RV storage and the garden plots are proposed to be taken from Rancho Carlsbad Drive and
Don Juan Drive, respectively, both of which are private roads located within Rancho Carlsbad Estates.

3.2.3 Affordable Housing Site

The affordable housing site is proposed to be developed on a 3.2-gross acre vacant parcel located
approximately 400 feet southeast of the 5.19-acre open space parcel proposed in association with the
CCRC development. The parcel is proposed to be subdivided into two lots which will accommodate the
development as well as open space to preserve the area encompassing Agua Hedionda Creek and the
supporting riparian canopy. Figure 3-14 depicts the proposed parcels for the affordable housing site.

A total of 29 low-income multi-family affordable units are proposed. Based on a net lot size of 1.88 acres,
the project has a proposed density of 15.4 dwelling units per acre. The breakdown of the unit-types is as
follows:

* 3 studios
¢ 20, one-bedroom units
e 2, two-bedroom units
* 3, three-bedroom units
The affordable housing building will be located on the southern half of the lot, at approximately the same

elevation of the proposed extension of College Boulevard Reach “A" and approximately one to two feet
below the elevation of Sunny Creek Road. Given the project's proximity to Agua Hedionda creek, the
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Chapter 3.0 — Project Description

entire site is located within the limits of the existing 100-year floodplain (see Figure 5.12-¢). In order to raise
the building pad out of the floodplain, approximately 26,790 cubic yards of fill will be imported to the site to
elevate the site approximately 10 feet, from its existing ground elevation of approximately 73.2 feet to a
pad elevation of 83.9 feet. Details regarding floodplain impacts can be found in Section 5.12-
Hydrology/Water Quality of this EIR. Details regarding floodpiain impacts and the project's consistency with
the City's Habitat Management Plan can be found in Section 5.6 - Biological Resources of this EIR.

As proposed, the affordable housing building will have an approximate size of 29,748 square feet, and will
be three stories tall and thirty-five feet in height (with architectural projections up to 44 feet). Figure 3-15
depicts the affordable apartment building elevations. Parking will be provided by a 56-space surface
parking lot adjacent to the north and east sides of the proposed multi-family building.

Affordable Housing Site Access. The project fronts College Boulevard, however, access to the affordable
housing project site is proposed to be taken from an un-signalized private driveway located off of Sunny
Creek Road. The affordable housing parcel does not have direct frontage along Sunny Creek Road;
‘however/ a private access easement in favor of West Senior Living {APN 209-060-68) exists to provide legal
access to the site.

Detention Basin. A combinatfion water quality, hydromodification and floodplain basin is proposed in
between the northern extent of the parking lot and the southern edge of the riparian canopy. The basin
would have a storage volume of 1.65 acre-feet. The basin is also proposed to serve as a biological buffer
from the riparian canopy and the proposed development envelope.

3.3 Off-Site Improvements

Implementation of the proposed project will require construction of several off-site improvements. These
improvements include the construction of College Boulevard Reach "A," a storm drain, as well as road and
sewer improvements. Figure 3-16 depicts the location of these improvements.

College Boulevard Reach “A.”

As the proposed project is anticipated to be the first to begin construction among several private projects
that have been approved in the immediate area (e.g., Cantarini Ranch and Holly Springs) the
development of the core improvements for College Boulevard Reach “A," including the construction of a
bridge over Agua Hedionda Creek, as well as frontage and half-width improvements, will be required.
College Boulevard Reach “A' will extend north from its present terminus at Sunny Creek Road to the
College Boulevard/Cannon Road intersection.

Because the impacts associated with the development of College Boulevard Reach "A" were analyzed
and approved pursuant to the Final EIR for the Calavera Hills Master Plan Phase |, Bridge and Thoroughfare
District No. 4 & Detention Basins (EIR 98-02, SCH No. 99111082), this EIR does not include an environmental
analysis of these improvements. The development of College Boulevard Reach "A" is, however, required
to adhere to the mitigation measures as established pursuant to EIR 98-02, SCH No. 99111082, and the
associated wildlife agency permits.
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Chapter 3.0 - Project Description

Detention Basin “BJ." To confrol flooding impacts associated with the Calavera and Little Encinas Creek
watersheds. Detention Basin BJ would be constructed on the east side of College Boulevard northeast of
the CCRC site and the southeast of the intersection of College Boulevard and Cannon Road. The property
(APN 168-050-36) is currently owned by the Rancho Carlsbad Owners Association and is being used as an
RV storage and garden area for the residents of Rancho Carlsbad Estates. The detention basin would have
an inundation area of approximately eight acres with a storage volume of 48 acre-feet. The City of
Carlsbad's Local Facilities Management Plan identifies Detention Basin BJ on the City's Master Drainage
Plan. Detention Basin BJ was also analyzed and approved as a part of EIR 98-02; therefore, the subject EIR
does not include an environmental analysis of the environmental impacts associated with the dvelopment
of the basin.

Storm Drain Culvert. Two off-site alignments are being considered for the construction of a permanent
storm drain for the proposed project. The preferred alignment for the storm drain would traverse in a
southerly direction from the southern boundary of the CCRC site through the Rancho Carlsbad Golf Course
[APN 209-060-58) and terminate at Agua Hedionda Creek (see Figure 3-16). The altemative alignment for
the storm drain would extend from the southwestern comer of the boundary of the CCRC site, along
Rancho Carlsbad Drive, and terminate at Agua Hedionda Creek {see Figure 3-16).

Road and Sewer Improvements (located within the Rancho Carlsbad Estates Recreation Parcel). The
following improvements are proposed within the Rancho Carlsbad Estates Recreation Parcel (APN 168-050-
35):

+ Replacement and re-connection of a section of Don Carlos Drive which is anficipated to be
eliminated as a result of the construction of College Boulevard Reach A",

»  Construction of a sewer outfall primarily within Don Carlos Drive extending from the Dos Colinas
property to the project site property {outfall will cross Little Encinas Creek under the proposed rip-
rap for the storm drain culvert crossing College Boulevard as analyzed and approved by EIR 98-02,
SCH 99111082);

*  Addition of five (5) paved resident parking spaces along the west side of Don Carlos Drive for the
bocce ball and tennis courts, six (6) un-paved ({decomposed granite) employee parking spaces on
the east side of Don Carlos Drive, and a truck-turnaround;

* Anentry gate at the shared property line with Dos Colinas; and

* Improvements along the College Boulevard frontage, including slope grading, landscaping, and a
sound wall/berm (analyzed pursuant to EIR 98-02, SCH No. 99111082).

3.3.1 Habitat Management Plan Open Space

A majority of the Dos Colinas project site is located within a “Proposed Standards Area” of the Habitat
Management Plan (HMP) for Natural Communities in the City of Carlsbad (see Figure 3-17). In addition, the
project site comprises the central portion of Zone 15 of the HMP. The eastern half of Zone 15 is considered
an integral part of the overall open space preserve system since it contains Linkage Area B, a critical
wildlife corridor between Core Areas 3 and 4 {also a part of Zone 15) of the HMP. The proposed project is
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Chapter 3.0 - Project Description

not located within a Linkage or Core Area; however, the affordable parcel is located just west of the
southwestern extent of Core Area 5. The proposed project would preserve approximately 7 acres of open
space. A total of 1.88 acres (0.67 acres for the affordable housing site and 1.21 acres on the CCRC site)
would be preserved through a biological conservation easement while the remaining areq, 5.19 acres
(CCRC site), will be preserved through an open space easement. In addition, in accordance with the
standards contained in the HMP for the project site, the proposed project includes the preservation and
protection of at least 7% of the existing 2.7 acres of Diegan coastal sage scrub habitat existing on the site.

The northwestern portion of the CCRC site (including the majority of the RV storage and garden area and
the westem detention basins), the southern portion of the CCRC site, and the entire affordable housing site
are located within the 100-year floodplain. Consequently, the project proposes to raise certain areas
proposed for development out of the floodplain (see Figure 5.12-6). Specifically, an area north of Agua
Hedionda Creek will be raised out of the floodplain by approximately 5 to 6 feet (existing elevation is
approximately 59 feet and proposed RV parking lot elevation is 64 feet) to accommodate the RV storage
area as well as an emergency access road. The affordable housing site will be raised out of the floodplain
approximately 10 feet, from its existing ground elevation of approximately 73.2 feet to a pad elevation of
83.9 feet. Please see Sections 5.6 Biological Resources, for a detailed HMP analysis and Section 5.12-
Hydrology/Water Qudlity for a discussion of floodplain impacts.

Pursuant to the HMP, the City will be required to adopt HMP Consistency Findings, determining that the
project is consistent with HMP requirements.

3.3.2 Project Grading Plan

The development of the CCRC and RV storage/garden site, as well as the affordable housing site will
require mass and remedial grading. Figures 3-18 and 3-19 depict the general grading concept (i.e., cut
and fill exhibits) for the CCRC site and the affordable housing site, respectively.

As the project contains two large hills located at the northern and southern ends of the CCRC site, one of
which is up to 40 feet in height, and the site is proposed to be graded to accommodate a level building
pad which is conducive for the proposed senior community, grading will consist of manufactured (2:1
inclination) cut and fill slopes extending up to 35 and 30 feet in height respectively. Details regarding
grading impacts can be found in Section 5.11 - Grading and Aesthetics of this EIR. The proposed project
has been designed to balance grading quantities overall, including grading quantities from the extension
of College Boulevard Reach “A" and Detention Basin “BJ." Preliminary grading quantities for the CCRC
and RV storage/garden site are shown on Table 3-3. If the grading for the affordable housing site, road, BJ
Basin, and remedial grading is included in the grading guantities to develop each component of the
project, the earthwork would ultimately be balanced with 793,670 cubic yards of cut/fill.
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TABLE 3-3
Complete Project Earthwork Summary

Senior Living Site

Onsite 331,580 325,980 273,380 38.7
Off-site-Don Carlos Access Road 330 280 30 0.4
Remedial 299.550 257,020 299,550 -
Senior Living Subfotals 631,460 583,280 572,960
Export to Affordable Housing Site -10,320 -10,320 0

Total Project Grading Balance 621,140 572,960

§72,960

Affordable Housing Site
Raw 5,080 4910 14,590 2.0
Remedial 12,200 11,560 12,200 --
Preliminary Total 17,280 16,470 26,790
Import from Senior Living Site 10,320 10,320 0

Total Project Grading Balance 17,280 26,790 26,790

College Boulevard

North 700 600 42,300 3.1
South of Bridge 980 960 19,000 1.8
East Frontage ROW 120,420 124,220 61,710 9.6
West Frontage ROW 2,600 10,000 15,300 20
Remedial 77,000 66,390 77,000 -

215,310

Subtotal 208,700

202,170

BJ Basin 18,540 18,54 5,400
Zone 15 Infrastructure Subtotal 227,240 220,710 220,710

TOTAL GRADING 848,380 793,670 793,670
Notes: * = Volumes are adjusted for shrinkage and bulking.

*+ = The East frontage R.O.W. includes borrow dirt from Cantarini Ranch as identified on the Cantarini Tentative Map
Source:  Hunsaker, 2010.

All development within the project site must comply with the standards contained within the City's Hillside
Development Regulations (Chapter 21.95 in the City's Municipal Code), unless otherwise approved by the
City of Carlsbad. Details regarding consistency with the City's Hillside Development Regulations can be
found in Sections 5.1 — Land Use and 5.11 — Grading and Aesthetics. Accordingly, prior o development on
portions of the property with existing slopes of 15 percent or more and an elevation differential greater than
15 feet, a Hiliside Development Permit is required and shall be obtained in conjunction with the
development entitiements package.
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SENIOR LIVING SITE
PROJECT EARTHWORK SUMMARY
GRADED
SECTOR cur | cur FIL | AREA
(AC)
Senior Living Sie
« Onsite 331,580 325,880 273,380 387
» Offsite (Don Carlos Access Road) 330 280 30 04
+ Remedial 290.550 | 257.020 | 299,550
Senlor Living Sublotals 631460 | 583,280 | 572,960
Export fo Affordable Site -10320 | -10.320 []
Total Project Grading Balance 621,140 | 672,960 | 572,960
College B
« North 700 500 42,300 X
« South of Bridge 980 960 19,000 18
= EastF ge ROW 120420 124,220 61,710 =* 96
« West Frontage ROW 9600 | 10000 | 15300 20
- Remedial 77000 | 66390 | 77,000
College Boulevard Subtotal 208,700 202170 215310
BJ Basin 18,540 18,540 5400 58
Zone 16 Infrastructure Subtotal 227240 | 220,710 | 220,710
Total Project Grading (Balance) ] 848,380 | 793,670 [ 793,670 ] I

" VOLUMES ARE ADJUSTED FOR SHRINKAGE AND BULKING
** THE EAST FRONTAGE R O.W. INCLUDES BORROW DIRT FROM CANTARINI ENVISIONED IN

CANTARINIEIR & ON TM

SOURCE: Hunsaker & Associates, 2010

9/15/10

BRG CONSULTING, INC.
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AFFORDABLE SITE
PROJECT EARTHWORK SUMMARY
GRADED
SECTOR cur cur FLL AREA
{AC)
Affordable Site
= Row Volumes 5,080 4810 14.590 20
« Remedial Volumes 12.200 11,560 12.200
Preliminary Total 17,280 16,470 26,790
¥mport from Senior Ste w30 | w320 [
Total Project Grading Balance 17.280 26,790 26,790
* VOLUMES ARE ADJUSTED FOR SHRINKAGE AND BULKING
N o fom e e e e e fom e = GUT/FILL LINE
SOURCE: Hunsaker & Associates, 2010 9/15/10

BRG CONSULTING, INC
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mmm Cut/Fill Exhibit - Affordable Housing Site

FIGURE
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Chapter 3.0 - Project Description

Hydrology. The northwestern portion of the CCRC site (including the majority of the RV storage and garden
area and the western detention basins), the southern portion of the CCRC site, and the entire affordable
housing site are located within the 100-year floodplain. Consequently, the project proposes to raise certain
areas proposed for development out of the floodplain. This is shown on Figure 5.12-9 in Section 5.12
Hydrology/Water Quality of this EIR. Specifically, an area north of Agua Hedionda Creek will be raised out
of the floodplain to accommodate the RV storage area as well as an emergency access road. [n
addition, an area south of the Creek would be raised out of the floodplain to accommodate the
affordable housing. Additionally, the project inciudes a proposal to excavate an equivalent volume of soil
to ultimately increase the floodplain storage volume. Details regarding this proposal can be found in
Sections 5.6 Biological Resources and 5.12 Hydrology/Water Quality of this EIR.

3.4 Project Objectives

The following statements represent objectives of the project. These objectives also provide a basis for
identification of alternatives evaluated in the EIR.

» Construct and operate a community that will be licensed by the California State Department of
Social Services as a Continuing Care Retirement Community {(CCRC) which meets all applicable
state and local licensing requirements and complies with all applicable regulations;

+ Operate the facility in compliance with the Fair Housing Act definition of "housing for older
persons” in that at least one person who is 55 or older will occupy at least 80 percent of the
occupied units;

+ Construct and operate a multi-unit professional care facility/senior community catering to older
adults desiring access to various on-site services;

»  Construct and operate a facility that provides a “supportive living” approach to provide services in
a home environment, blending in the iatest knowledge and expertise from the various long-term
and personal care disciplines;

*  Provide residents with an environment that allows them as much independence as possible, yet is
safe, resulting in maximizing their quality of life and dignity:

+ Construct and operate a project that provides a residential setting that provides and coordinates
housing, basic and personal care services, 24-hour supervision and assistance (scheduled and
unscheduled), activities, and health-related services;

*  Provide the highest quality service-enhanced community for seniors in the market;

*  Design a senior community which encourages social interaction by providing a variety of common
indoor and outdoor recreation areas/activities.

+ Provide a facility that allows for protective oversight of residents including monitoring of the
general condition and whereabouts of a resident with regular visits by personal aides, regular
health checkups and a 24-hour emergency call system;

*  Provide for compatible and complimentary adjacent land uses and facilities;
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* Implement a project that is sensitive to the environment and aesthetically pleasing:
* Strengthen the City's tax base and economic viability through property taxes;
*  Provide increased employment opportunities for local residents;

+ Construct a multi-family affordable housing development to comply with the City's Affordable
housing requirements;

»  Provide dwelling units that will add to the diversity of housing opportunities within the City;

* Construct College Boulevard Reach A" to complete this General Plan Circulation Element
Roadway;

* Provide a topographically levet area which is conducive for senior citizens;

* Locate a senior community in an area which is within a reasonable walking distance of a bus or
transit stop;

» Relocate the existing Rancho Carlsbad Estates RV storage and garden areas in order fo satisfy the
mitigation measure requirement for the previously certified Calavera Hills Master Plan Phase I,
Bridge and Thoroughfare District No. 4 & Detention Basins Final EIR (EIR 98-02, SCH No. 99111082);

»  Construct Detention Basin BJ, a basin which is included in the City's Drainage Master Plan and
analyzed pursuant to the Calavera Hills Master Plan Phase |I, Bridge and Thoroughfare District No. 4,
& Detention Basins Final EIR (EIR $8-02, SCH No. 99111082);

+  Provide additional emergency access to and from Rancho Carlsbad Estates through the proposed
project site; and

+ Development and retention of open space and wildiife habitat through the preservation and
enhancement of sensitive flora and fauna.

3.5 Intfended Uses of the EIR

3.5.1 Discretionary Actions and Approvals by the City of
Carlsbad

In conformance with Sections 15050 and 15367 of the State CEQA Guidelines, the City of Carlsbad has

been designated as the “lead agency.” which is defined as, “the public agency which has the principal

responsibility for carrying out or approving a project.” The following identifies the legislative and

discretionary actions and approvals by the City of Carlsbad for the proposed project.

Legislative Actions

1. General Plan Amendment (GPA 09-02). An amendment to the City's General Plan is required in
order to implement the proposed project. The existing General Plan Land Use designation for the
majority of the Dos Colinas project site is (Residential Low-Medium density, (RLM)). A small portion of
the continuing care retirement community (CCRC, APN 209-060-71), as well as the northern portion
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of the affordable housing parcels (APN 209-060-68), encompass Agua Hedionda Creek and are
designhated as Open Space (OS).

The proposed project would involve a General Plan Amendment to re-designate the CCRC and RV
storage and garden area to Residential, Medium Density (RM) and Open Space {OS) for the native
habitat areas and Agua Hedionda Creek. The affordable housing parcel is proposed to be re-
designated to Residential, High Density {RH), and Open Space (OS) for Agua Hedionda Creek and
the adjacent riparian canopy. Table 3-4 depicts the proposed General Plan Amendments for the
project.

TABLE 3-4
Proposed General Plan Land Use and Zoning Designations

Plan

1.99

CCRC Site
Parcel 1 | RLM L-C RM RD-M 36.13 Cottages, IL & AL Units,
(0-4 du/ac)/OS Hydromodification/Detention
Basins
Parcel 2 | RLM L-C RM RMHP 6.73 RV Storage & Garden Site
(0-4 du/ac)
Parcel 3 | RLM L-C (0N (ON] 1.21 Upland Habitat
(0-4 du/ac)/OS
Parcel 4 | RLM L-C (ON oS 5.19 Agua Hedionda Creek
{0-4 du/ac)/OS
College - - -- - 3.2 Y2 width
Blvd.
TOTAL AREA CCRC SITE 52.5
| Existing Existing
| General Plan Zoning/
Specific

Building Site and Detention

Parcel 1 | RtM L-C/ SP | RH RD-M
{0-4 du/ac) 191 (15-23 Basin
du/ac)
Parcel 2 | OS L-C (ON (ON 0.67 Agua Hedionda Creek and
Riparian Canopy
College | __ _ _ . 0.53 2 Width
Blvd.
TOTAL AREA AFFORDABLE HOUSING SITE 3.19

Source: Irwin Pancake Architects, 2010.

Footnotes: RLM= Residential Low-Medium Density, L-C= Limited Control, RM= Residential Medium Density, RDM= Residential Density-
Multiple, RMHP= Residential Mobile Home Park, OS= Open Space, RH= Residential High Density
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2, Zone Change (IC 09-02). A zone change is required in order to implement the proposed project.
The existing zoning designation for the entire project site is Limited Control (L-C). The proposed
project would rezone the CCRC and affordable housing sites to Residential Density-Multiple (RD-M)
and Open Space (OS) for the native habitat areas, including upland habitat as well as Agua
Hedionda Creek and its supporting riparian canopy. To maintain consistency with the existing zoning
of Rancho Carlsbad Estates, the RV storage and garden area is proposed to be rezoned to
Residential Mobile Home Park {(RMHP).

3. Residential Mobile Home Park Amendment (RMHP 96-01(D)). The existing RV storage and garden
area for Rancho Carlsbad Estates currently located on APN 168-050-36 is proposed to be relocated
to the project site (i.e., Parcel 2 of the CCRC site). The proposed lot is infended to be owned and
maintained by the residents of Rancho Carlsbad Estates. As the boundaries of the area that were
originally permitted to encompass Rancho Carlsbad Estates will be modified to accommodate a
new RV storage and garden area, an amendment to RMHP 96-01(D} is required to reflect the new
location and expanded easterly boundary of RCE.

4. Specific Plan 191 Amendment (SP 191(C)). In order to remove the proposed affordable housing site
from the Sunny Creek Specific Plan, the proposed project would involve an amendment o the Sunny
Creek Specific Plan (Specific Plan 191). The affordable housing parcel is currently located within the
southwestern extent of the Sunny Creek Specific Plan and requires a minimum lot size of one acre for
projects with a proposed density of 0-1 du/acre and one-half an acre for projects with a proposed
density of 1-2 du/acre. Because the affordable housing project has a proposed density of 15
du/acre, the project applicant is requesting to remove the property from the Sunny Creek Specific
Plan.

5. Local Facilities Management Plan Amendment for Zone 15 (LFMP 15(E). Pursuant to the requirements
of the City of Carlsbad’s Growth Management Program, Title 21, Chaopter 21.90 of the Municipal
Code, an amendment to LFMP Zone 15 is proposed in conjunction with the proposed project. The
LFMP Zone 15 will be amended to reflect new land use designations for RLM-3, RLM-4, RLM-7, RLM-8A,
and RLM-9. In addition, the amended LFMP will describe all of the updated public facility
requirements and set forth the timing of the installation and financing for all of the public facilities.

Discretionary Actions

6. Conditional Use Permit (CUP 09-02). The proposed Continuing Care Retirement Community will be
classified as a professional care facility (CMC 21.04.295) and will be subject to approval of a
Conditional Use Permit (CUP). The CCRC will be analyzed against the CUP regulations pursuant to
CMC Chapter 21.42 (Process 2).

7. Site Development Plan (SDP 09-02). Pursuant to CMC Chapter 21.53.120, a Site Development Plan
(SDP} is required for the development of an inclusionary multi-family development in excess of four
units. The SDP will be required for the affordable housing component of the proposed project.

8. Floodplain Special Use Permit (SUP 09-02). A Floodpicin Special Use Permit is required before
construction or development begins within any area of special flood hazards, flood-related erosion
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hazards or mudslide hazards, as established in §21.110.070 of the City Municipal Code. Because
development is proposed within the 100-year floodplain (both the CCRC and the affordable housing
site), a Floodplain Special Use Permit is required.

9. Hillside Development Permit (HDP 09-02). Grading within two parcels (APNs 209-060-70 and a portion
of 209-060-71) of the proposed project is subject to the City's Hillside Development Ordinance as
these areas contain hillside conditions that are defined as slopes greater than 15 feet in height and
15% in slope. The purpose of the Hillside Development Permit is to regulate grading conformance
with the City's Hillside Development Ordinance (Municipal Code §21.95.010) standards and policies.

10. Habitat Management Plan (HMP) Permit and Consistency Findings. A HMP Permit (HMP 09-02) is
required for projects which impact sensitive biological resources as defined pursuant 1o the HMP. In
addition, as the proposed project proposes development within a Proposed Standards Area as well
as conversion of two of the proposed open space parcels to hardline areas, a Minor Amendment to
the HMP is required through the processing of Consistency Findings.

11.  Variance (V 09-02). A Variance to the City's Sign Ordinance provisions to allow more than one
monument sign along a street frontage is required for the CCRC site. Pursuant to CMC Section
21.41.095, one, 35-square foot monument sign, with a maximum height of six feet is allowed per street
frontage for professional care facilities. A total of two entry monument signs is proposed (one at
each CCRC site entry).

12. Cerlification of the Final EIR. After the required public review period of the Draft EIR, the City of
Carlsbad will respond to comments, edit the document, and produce a final EIR to be ceriified by
the City Council as complete and providing accurate information concerning the environmental
impacts from the implementation of the proposed project.

Additional City Actions

13.  Minor Subdivision (MS 09-03, MS 09-04). A minor subdivision is proposed for APNs 209-060-70 and 209-
060-71 (total of four lots) to create separate lots for open space (two lots), a RV Storage/Garden
area for the residents of Rancho Carlsbad Estates, and the Continuing Care Retirement Community
development (MS 09-04). In order to facilitate the relocation of the RV Storage/Garden area, a
phased map would be recorded to allow the transfer of ownership of the new proposed RV storage
and garden parcel to Rancho Carlsbad Estates prior to the construction of College Boulevard Reach
“A." A minor subdivision is also proposed for the affordable housing site to create separate lots for
the open space [i.e., riparian canopy and Agua Hedionda Creek) and the affordable housing
development (MS 09-03). '

3.5.2 Discretionary Actions and Approvals by Other Agencies
Responsible Agencies are those agencies that have discretionary approval over one or more actions
involved with development of the proposed project site. Trustee Agencies are state agencies that have
discretionary approval or jurisdiction by law over natural resources affected by a project. As described in
the preceding section, these agencies may include, but are not limited to the following:
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U.S. Army Corps of Engineers. The U.S. Army Corps of Engineers (ACOE) has jurisdiction over dredge and fill
activities affecting navigable waters of the United States, pursuant to two federal laws: The Rivers and
Harbors Act of 1889 and the Clean Water Act of 1977, as amended. Projects that involve dredge or fill to
the “waters of the U.S." (including wetlands) are subject to regulation under the Clean Water Act. Al
permits issued by the ACOE are subject to consultation and/or review by the USFWS and the Environmental
Protection Agency [EPA). Under the “Fish and Wildlife Coordination Act," the ACQOE also is required to
consult with the USFWS and give "full consideration’ to its views on fish and wildlife matters before issuing a
Section 404 permit. As currently proposed, the project would not require a permit from this Agency

California Department of Fish and Game. The California Department of Fish and Game (CDFG) has the
authority to reach an agreement with an agency or private party proposing to affect intermittent or
permanent wetlands habitat, pursuant to Section 1602 (streambed alteration agreement) of the Fish and
Game Code. In accordance with its policy of *no net loss of wetland habitats,” CDFG requires mitigation
for all impacts to any wetlands, regardiess of acreage. Where a state-listed threatened or endangered
species occurs on a project site, the CDFG also would be responsible for the issuance of a Memorandum of
Understanding (MOU) to ensure conservation, enhancement, protection and restoration of state-listed
threatened or endangered species and their habitats.

United States Fish and Wildlife Service. The U.S. Fish and Wildlife Service (USFWS) is authorized under the
Endangered Species Act of 1972 (ESA) to establish lists of endangered and threatened plants and animals
and to identify critical habitats for listed species. The U.S. Army Corps of Engineers would consult with
USFWS as part of issuance of a Clean Water Act Section 404 Permit for any impacts to jurisdictional waters;
however, none are anticipated as currently proposed.

San Diego Regional Water Quality Control Board. The San Diego Regional Water Quality Control Board
(SDRWQCB) is one of nine regional boards under the California "State Water Resources Control Board"
(SWRCB). Under the direction of the SWRCB, the SDRWQCB exercises authority under the Federal Clean
Water Act and correlative state statutes to regulate the discharge of “waste™ into waters of the United
States within its San Diego region of influence. The federal act authorizes states to assume responsibility for
administering the National Pollutant Discharge Elimination System (NPDES) including establishing effluent
limits and water quality standards in connection with issuance of permits for projects, and for providing
water quality regulation for dredge and fill activities through the Section 401 Water Quality Certification
process.
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4.0 ENVIRONMENTAL SETTING

The following provides a general description of the environmental setting of the proposed project area.
Information developed for the setting was established at the time of release of the Notice of Preparation
(November 21, 2009). Please refer to Sections 5.1 through 5.14 for a detailed description of the
environmental setting as it relates to each environmental topic analyzed in the EIR.

The proposed Dos Colinas project site comprises 55.7 acres of land located in the northeastern quadrant of
the City of Carlsbad. Located approximately 30 miles north of downtown San Diego, Carlsbad has a
population of nearly 107,000 people. Carlsbad is bordered to the north by Oceanside, to the south by
Encinitas, to the east by Vista and San Marcos, and to the west by the Pacific Ocean. The project site is
generally located north of Sunny Creek Road, east of El Camino Real, and south of Cannon Road. The
future alignment of College Boulevard Reach A" will define the eastern boundary of the Continuing Care
Retirement Community (CCRC) site and the western boundary of the affordable housing site. Regional
access is provided by Interstate 5 and State Route 78, located approximately 3 miles west and 2.5 miles
north of the project site, respectively. Local access to the site will be provided by the proposed extension
College Boulevard {defined as Reach "A" pursuant to the Calavera Hills Master Plan Phase II, Bridge and
Thoroughfare District No. 4 and Detention Basins EIR 98-02, SCH No. 99111082). College Boulevard is a major
arterial road which currenily intersects with El Camino Real to the south and Cannon Road to the north.

Topographically, the site varies considerably and ranges in elevation from approximately 60 feet fo 144 feet
above mean sea level. Figure 5.11-1 (see Section 5.11, Grading and Aesthetics) depicts the existing
topography of the site. Generally, the topography of the CCRC site is dominated by two large hills located
within the eastern half of the site and low-lying terrain along the southern and westemn boundaries of the
site. The affordable housing site is generally flat and the elevation change from northern property iine to
the southern property line amounts to approximately three feet. With the exception of an unoccupied
single-family residence and ancillary equestrian-related structures, a majority of the project site is curently
vacant land comprised of native and non-native vegetation. Large portions of the project site have been
historically used for agricultural purposes. Agua Hedionda Creek generally runs from east to west across the
property and defines the northern boundary of the affordable housing site and the southemn boundary of
the CCRC site. An unnamed tributary to Agua Hedionda Creek is located north of Agua Hedionda creek
and the affordable housing site. Little Encinas Creek, which is a tributary to Calavera Creek, is located north
of the CCRC site and adjacent to the proposed off-site sewer improvements.

CCRC Site- Adjacent Land Uses

Land uses surrounding the Continuing Care Retirement Community and RV storage/garden area vary
considerably and include a recreation parcel developed with tennis courts for the residents of the Rancho
Carlsbad Estates and vacant land proposed to be developed with a high school on the Carlsbad Unified
School District property to the north; vacant land approved for the development of the future extension of
College Boulevard Reach “A," two single-family subdivisions and a multi-family project (i.e., Cantarini
Ranch and Holly Springs, EIR No. 02-02, SCH. No. 2002101081) to the east; the Rancho Carlsbad golf course,
equestrian area and the southern portion of Agua Hedionda Creek to the south (the northern portion of the
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creek is located within the project site); and Rancho Carlsbad Estates, a 504-unit condominium mobile
home park to the west.

Affordable Housing Site- Adjacent Land Uses

Land uses surrounding the affordable housing site include an undeveloped, privately-owned parcel and
the northern portion of Agua Hedionda Creek to the north (the southern portion of the creek is located
within the project site), the Terraces at Sunny Creek affordable multi-family development (high density) to
the east, a vacant sliver of land associated with the Terraces development as well as the Terraces single
family residential development to the south, and vacant land and equestrian-related structures to the west.
Figure 4-1 depicts an aerial photograph of the project site and surrounding land uses.

A maijority of the project area is located within a Proposed Standards Area of the Habitat Management
Plan (HMP) for Natural Communities in the City of Carlsbad. Habitats within the study area consist
predominately of extensive agriculture with inclusions of native wetland and upland communities, as well
as non-native upland communities. A limited amount of Diegan coastal sage scrub is located on hillsides
throughout the project area as well as a pocket of disturbed valley needlegrass grassiand. Southern
Sycamore-Alder riparian woodland is a wetland community associated with Agua Hedionda Creek.
Coastal and Valley Freshwater Marsh is a wetland community associated with Little Encinas Creek. A
variety of invertebrates, amphibians, reptiles, birds, and mammals occur in the habitat of the site. Special
Status flora species in the project area includes the California adolphia and the southwestern spiny rush.
Special status fauna species include the monarch butterfly, California gnatcatcher, least Bell's vireo,
loggerhead shrike, Nuttall's woodpecker, and Cooper's hawk.,

The project area is underlain by Pleistocene-age terrace deposits {Bay Point Formation}, sedimentary layers
of the Eocene-aged Santiago Formation, and artificial fil. There are no faults traversing the project site,
although a number of minor faults have been mapped in the general site vicinity. The site is approximately
13 kilometers to the east of the Rose Canyon fault zone. Other active fault zones in the region that could
affect the project site include the Coronado Bank, San Diego Trough and San Clemente fault zones to the
southwest and the Elsinore and San Jacinto fault zones to the northeast.

A majority of the project site drains to Agua Hedionda Creek. Runoff from the slopes located in the
northern portion of the CCRC site flow in a northerly direction to a single point of discharge eventuailly
draining to Calaveras Creek, which converges with the Agua Hedionda Creek at the northeast comer of El
Camino Real and Cannon Road. Agua Hedionda Creek eventually discharges to the Agua Hedionda
Lagoon within the Carlsbad watershed. Agua Hedionda Creek is part of the Carlsbad Hydrologic Unit,
Agua Hedionda Hydrologic Area, and the Los Monos Hydrologic Subarea.

With respect to air quality, the project site is located in the northwestern coastal portion of the San Diego
Air Basin. The San Diego Air Basin continues to have a transitional-attainment status of federal standards for
Ozone (Os). The Basin is either in attainment or unclassified for federal standards of carbon monoxide, sulfur
dioxide, nitrogen dioxide, particulate matter {less than 10 microns), and lead. San Diego County areas in
general are also in attainment of state air quality standards for alf pollutants with the exception of ozone
and particulate matter (less than 10 microns).
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The Native American cultures that have been identified within a five-mile radius of the project consist of the
possible Paleo-Indian manifestation of the San Dieguito Complex, the Archaic Horizon represented by the
La Jolla Complex, and the Late Prehistoric Luisefio Indians. The San Dieguito may have been the first culture
to migrate into the coastal plain at San Diego and they occupied the region between 10,000 and 8,000
Years Before Present (YBP). Two previously recorded prehistoric sites were encountered at the project site,
but were evaluated as not significant.
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